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A. SUMMARY:
The proposed amendment to the Land Use Element of the Tallahassee-Leon County
Comprehensive Plan would extend the Urban Services Area (USA) to include:
•

approximately 134.90 acres of land at the northeast corner of Old St. Augustine
Road and April Road

•

approximately 62.01 acres of land southeast of the intersection at Capital Circle
and Woodville Highway

•

approximately 107.76 acres of land between Apalachee Parkway and Old St.
Augustine Rd, east of Southwood Plantation.

The properties within the area that would be included in the Urban Services Area
(Subject Site) are owned by The St. Joe Company LLC and are the subject of a concurrent
application to change their designation on the Future Land Use Map.
B. STAFF RECOMMENDATION:
Find that the proposed text amendment is consistent with the Tallahassee-Leon County
Comprehensive Plan, based on the findings and other information contained in this staff
report, and recommend ADOPTION of the proposed amendment.
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C. LOCAL PLANNING AGENCY RECOMMENDATION
Find that the proposed text amendment is consistent with the Tallahassee-Leon County
Comprehensive Plan, based on the findings and other information contained in this staff
report, and ADOPT the proposed amendment.
D. PROPOSED POLICY CHANGE:
See attached new map of the Tallahassee-Leon County Urban Services Area that would
replace map 2 and Map 3 in the Land Use Element of the Tallahassee-Leon County
Comprehensive Plan.
E. APPLICANT’S REASON FOR THE AMENDMENT:
The applicant proposes that this Urban Services Area expansion will allow limited
development to occur on the constrained portions of the parcel, where existing road
and infrastructure already exist. The USA expansion, they reason, will serve the broader
area of the community in the most efficient manner.
F. STAFF ANALYSIS
History and Background
The original Urban Services Area was established in 1990. Since 1997, it has been adjusted
12 times. This proposed amendment would expand the Urban Services Area to include the
parcels on Woodville Highway, April Road, and Southwood Plantation Road.
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Amendments to the Urban Services Area Boundary Since 1997
Cycle
1997-1
1997-1
1999-1
2000-1
2000-1
2000-2
2003-2
2004-2
2005-2
2010-2
2020-1
2020-2

Area
Thomasville Road
Bradfordville Road
Capital Circle SE
Substation BP-5
Buck Lake Road
Centerville Road
Centerville Road
Blountstown Highway
Meridian Road
Tower Road
Woodville Highway
TLH Airport
Pine Cone Woods
Welaunee
Totals
Net Change

Approx. Acreage
Added
6.68
245.69
15.7
87.69
1.84
28.57
80.71
17.55
869.02
172.93
2,890.85
4,417
2,502

Approx. Acreage
Deleted
-1,589.93
-291.42
-34.04

-1,915

Objective 1.1 [L] of the Tallahassee-Leon County Comprehensive Plan directs development
to those areas which have in place, or have agreements to provide, the land and water
resources, fiscal abilities, and the service capacity to accommodate growth in an
environmentally acceptable manner. To accomplish this, Objective 1.1 [L] directs the
establishment and maintenance of an Urban Service Area, which is based upon a desire to
have Tallahassee and Leon County grow in a responsible manner, with infrastructure
provided economically and efficiently, and surrounding forest and agricultural lands
protected from unwarranted and premature conversion to urban land use. The location
and size of the USA shall be depicted on the Future Land Use Map (FLUM) and is based
upon the area necessary to accommodate 90% of new residential dwelling units within the
County; the ability to provide the urban infrastructure; and the presence of environmentally
sensitive lands and water bodies, requiring protection from the impacts of urban
development.
Policy 1.1.1 [L] indicates that new development should be concentrated in the Urban
Service Area, in order to discourage urban sprawl.
Policy 1.1.8 [L] indicates that the size of the USA is related to the projected fiscal capacity of
the local government to provide urban infrastructure. An assessment of changing conditions
over the 20-year period of the plan is built in through the required seven year Evaluation and
Appraisal Report (EAR) and the annual capital improvements process. The integrity of the USA
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concept is maintained by strict adherence to the premise of not funding or scheduling major
capital improvement projects outside the USA, Rural Communities or the Woodville Rural
Community in conjunction with a policy of discouraging premature use and underutilization
of land designated for urban development. Additionally, the size of the USA should be limited
to reflect the ability of the public to provide infrastructure, limitations of environmental
constraints and existing development and to provide for a phasing mechanism to the Plan
Horizon. The area within the USA is sized to accommodate approximately 50% more vacant
land than is necessary to accommodate the population growth expected within the USA from
1993 to the Plan Horizon. It is expected that a USA sized 50% larger than our vacant land
needs will provide sufficient constraint for growth management policies to be effective, while
not over constraining the supply of vacant land.
Policy 1.1.11 [L] indicates that the growth management strategy of the Tallahassee-Leon
County Comprehensive Plan is designed to be implemented by a series of instruments
which include: 1) An Urban Service Area strategy to guide and coordinate land use densities
and intensities with the availability of capital infrastructure and to discourage urban sprawl.
Policy 2.2.1 [L] indicates that urban services are not planned or programmed for lands in the
Rural land use category. There is currently access available for the subject sites. This fact
supports redesignation of the subject sites, as Rural lands are not intended to have urban
services.
Policy 2.2.1 [L] indicates a special condition that property within the Rural category shall not
be converted to a more intense land use category unless the subject site adjoins the Urban
Service Area or a designated Rural community. The subject sites are adjacent to or have
portions currently inside the USA. Therefore, this special condition is satisfied.
The Objective and Policies listed above indicate, in summary:
1) A significant majority of development in Tallahassee and Leon County should be
directed to areas within the Urban Services Area.
2) The Urban Services Area should contain areas which have in place, or have
agreements to provide, land and water resources and other service capacities to
accommodate growth in an environmentally acceptable manner.
3) The Urban Services Area is intended to coordinate development with the availability
of capital infrastructure, and to discourage urban sprawl.
As highlighted by the applicant, the areas near to the subject sites have been developed to
a significantly higher degree than they were at the inception of the Tallahassee-Leon County
Comprehensive Plan. There is a larger presence of both residential and non-residential
development in the area. In other words, the area has become more urbanized.
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As indicated above, the Urban Services Area is designed to prevent the premature
conversion of land to urbanized development and to constrain the areas to which urban
services are extended.
The subject site on April Road contains two parcels between Apalachee Parkway and Old St.
Augustine Road. The north parcel, 3101202070000 is partially inside the current USA
boundary. The south parcel, 3112200010000 is currently in the City of Tallahassee area for
water, sewer and is served by water and sanitary sewer provided by the City of Tallahassee.
The subject site on Woodville Highway also contains two parcels. The west parcel,
3130200010000 is inside the City limits, is inside the current USA boundary, and is currently
in the City of Tallahassee area for water and is served by water provided by the City of
Tallahassee. The east parcel, 3130200020000 is outside the City limits and outside the
current USA boundary. Central sewer utilities are currently unavailable to the east parcel.
The subject site on April Road has access to the principal arterial Apalachee Parkway and
the Woodville Highway subject site has access to the principal arterial Capital Circle SE.
The subject site on Southwood Plantation Road with parcel number 3102204130000 has
approximately 22.01 acres inside the current USA boundary. The City of Tallahassee has no
central water or sewer utilities available to the subject site. The subject site on April Road
has access to the principal arterial Apalachee Parkway, the Woodville Highway subject site
has access to the principal arterial Capital Circle SE and the subject site on Southwood
Plantation Road has access to the minor collector Southwood Plantation Road
As there is existing capital infrastructure available on the subject sites, a purpose of the
Urban Service Area (directing development away from areas without or not intended to
have urban services, and to areas that do) would be furthered by expanding the USA to
include the subject sites.
Previous Commission Consideration
The Urban Services Area has been altered 12 times since 1997; at times additional lands
were brought into the USA, and at times additional lands were removed. There is no
previous extension of the USA in the subject sites.
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G. STAFF REPORT UPDATE
Below is a list of all public meetings and actions taken by appointed or elected bodies in
consideration of this proposed amendment:
Cycle Meetings

Date Completed

X

Public Open House

X

Local Planning Agency
Workshop

1/4/2022

X

Local Planning Agency
Public Hearing

3/1/2022

X

Joint City-County
Commission Workshop

3/22/2022

X

Joint City-County
Transmittal Public Hearing

4/12/2022

12/15/2021

Joint City-County
Adoption Public Hearing

Local Planning Agency Workshop: A workshop was held on January 4, 2022 where staff
provided an overview of the 2022 Cycle Amendments. There were no questions from the
LPA that resulted in updates to this staff report.
Local Planning Agency Public Hearing: The public hearing was held on March 1, 2022 to
vote on the proposed 2022 Cycle Amendments. The LPA found the proposed Urban Service
Area text amendment is consistent with the Tallahassee-Leon County Comprehensive Plan,
based on the findings and other information contained in this staff report, and
recommended ADOPTION of the proposed amendment. There was no public speaker on
this item.
Joint City-County Commission Workshop: The joint City-County Commission Workshop was
held on March 23, 2022. The 2022 Cycle Amendments were introduced to both City and
County Commissioners at this time. Being a workshop to introduce and discuss the
amendments, no public comment and no votes by either commission were taken at this
time. Commissioners asked for additional information to be provided at the upcoming
Transmittal Hearing on April 12, 2022.
Transmittal Public Hearing: A transmittal public hearing was held on April 12, 2022, in
regards to the proposed 2022 Cycle amendments. Additional information was provided
including current housing supply, potential housing units provided by approved Planned
Unit Developments, population estimates and projections and how those are used in the
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planning process, vacant and potentially developable parcels, and efforts to encourage infill
development. This information is included below. Both the City Commission and the Leon
County Board of County Commissioners voted to transmit the proposed amendment to the
State Land Planning Agency and review agencies.
Additional Information Requested at March 22, 2022 Workshop
According to the National Association of Realtors, historically, six months of available
housing supply is associated with moderate price appreciation. A lower level of supply,
while a sign of an active market, tends to push prices up more rapidly. The Tallahassee area
shows a 3.1-month supply of new and existing homes available for purchase, well below the
recommended six-month supply. The supply of homes dipped below the recommended
supply level in June 2016 and inventories have been on a steady decline since. This indicates
a decreasing supply of housing and the potential for a continuing increase in the cost of
housing.
The Tallahassee-Leon County Comprehensive Plan addresses housing primarily in two
different Elements: The Housing Element and the Land Use Element. The Comprehensive
Plan addresses affordable housing by providing a framework of programs that are aimed at
helping people stay in their homes and helping people afford housing. Housing affordability
is addressed in the Land Use Element primarily by addressing supply, housing types, and
housing location. The land use categories on the Future Land Use Map within the Land Use
Element include parameters for residential densities and housing types allowed. The Land
Use Element also addresses the location of housing and the proximity of housing to other
uses. Using the Comprehensive Plan to promote residential development in close proximity
to nonresidential uses, transit, and nonmotorized transportation infrastructure can help
those who are fiscally constrained utilize more affordable modes of transportation. The
Urban Services Area (USA) established in the Land Use Element, directly impacts the supply
of housing, types of housing, and the location of housing by directing the location of urban
services that support development and relating to policies that determine allowable
densities, with urban services and higher densities being directed to locations inside the
USA.
Recent expansions of the USA boundary in 2020 include the Pine Cone Woods (aka
Bradfordville Hills) amendment, which added 182 acres to the USA, and the Welaunee Arch
amendment, which added 4,778 acres to the USA. The adopted Future Land Use of the
Bradfordville Hills area is Bradfordville Mixed Use and is intended to create low to medium
density residential land use, small scale commercial shopping opportunities, schools and
churches, and recreation and leisure-oriented amenities. The Future Land Use will be
implemented through a Planned Unit Development that was approved by the Board on
December 14, 2021, and allows for a maximum of 1,876 residential units. The Welaunee
Critical Area Plan was updated to include the Master Plan for the area known as the Arch,
which allows for up to 12,500 residential units to be constructed in the Arch. Additionally,
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while no USA expansion was required, the English Property PUD allows for a maximum of
9,880 residential units. These recent approved PUD’s will provide for a substantial number
of new housing units. However, it should be noted that compliance with the environmental,
stormwater, open space, and other land development requirements typically prevents
development from reaching the maximum allowable number of units.
Population Estimates and Population Projections
For the purposes of long-range planning, population estimates and projections are used to
anticipate the needs of the community. Between the 1990 Census count and the 2020
Census count, the population of Leon County increased by 99,705 people. While the
population of the community continues to grow, the policies in the Land Use Element of the
Comprehensive Plan designed to prevent urban sprawl have been successful. Since the
adoption of the Comprehensive Plan and establishment of the Urban Services Area on July
16, 1990, the USA boundary has been modified 12 times (including both expansions and
reductions) resulting in a net increase in size from approximately 163.6 square miles to
167.5 square miles. This increase represents an overall 2.40% increase in the size of the
Urban Services Area. Since the adoption of the Comprehensive Plan, the population of Leon
County has increased 51.8% and the size of the Urban Services Area has increased 2.40%.
The table below shows the adjustments that have been made since the establishment of
the USA in 1990.
Amendments to the Urban Services Area Boundary Since 1997
Cycle

Area

1997-1
1997-1

Thomasville Road
Bradfordville Road
Capital Circle SE
Substation BP-5
Buck Lake Road
Centerville Road
Centerville Road
Blountstown Highway
Meridian Road
Tower Road
Woodville Highway
TLH Airport
Pine Cone Woods
Welaunee
Totals
Net Change

1999-1
2000-1
2000-1
2000-2
2003-2
2004-2
2005-2
2010-2
2020-1
2020-2

Approx. Acreage
Added
6.68
245.69
15.7
87.69
1.84
28.57
80.71
17.55
869.02
172.93
2,890.85
4,417
2,502

Approx. Acreage
Deleted
-1,589.93
-291.42
-34.04

-1,915
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Population estimates are used to approximate the current population of the County.
Population projections approximate what the population is anticipated to be for different 5year increments. These population numbers are explained in more detail below:
Population Estimates: The United States Census Bureau publishes population estimates and
demographic components of change, such as births, deaths, and migration. This data is
collected every ten years. This data can be sorted by characteristics such as age, sex, and
race, as well as by national, state, and county location. The Bureau of Economic and
Business Research at the University of Florida (BEBR) uses Census data to produce the
official State, County, and Municipal local population estimates and projections on an
annual basis. These estimates and projections are used for distributing state revenuesharing dollars to Florida cities and counties. Funding for BEBR is provided by the Florida
Legislature.
Population Projections: Compared to population estimates, population projections are
based on future demographic trends, including births, life expectancy, and migration
patterns. Population projections produced by BEBR are for the state of Florida and Florida
counties only; BEBR does not provide population projections for Florida’s municipalities.
Annual Updates: Population estimates and projections from BEBR for the County are
revised annually based on changes in occupied housing units and utilizes a wide variety of
data sources to determine these changes. Primary data sources include active residential
electric customers, residential building permits, and number of homestead exemptions.
Each year, BEBR produces high, medium, and low projections for the state and counties in
Florida. The United States Census Bureau does not produce population projections. The
most recent population projections from BEBR are based on 2010 Census counts. The next
set of projections, scheduled for April 2022, will be based on the 2020 Census counts.
Population Accommodation Analysis
Based on a 2020 analysis from BEBR, Leon County had an average of 2.32 persons per
housing unit. Using this number as an average household occupancy, future housing needs
can be estimated based on population projections provided by BEBR. Using the most
current medium projections for Leon County, BEBR estimates the county’s 2045 population
as 344,600. Using the 2020 Census count of 292,198, this indicates a projected increase in
population of 52,402. This increase translates to a need for approximately 22,587 housing
units to accommodate this population growth. To provide for additional slack in the
market, applying a multiplier of 1.25 is the standard practice generally used when projecting
total housing unit needs. Applying this multiplier results in a projected need of
approximately 28,234 housing units by 2045.
Vacant Potentially Developable Parcels
Staff conducted an analysis of vacant and potentially developable parcels inside the Urban
Services Area (USA) in November 2021. This analysis indicated that there are 7,325 vacant
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and potentially developable parcels inside the USA comprising a total of 24,700 acres. 507
of these parcels (10,346 acres) are within major developments and 6,818 of the parcels
(14,354 acres) are outside of major developments. The 507 parcels in major developments
provide more certainty that the property will be available for development at some point in
the future. As noted in more detail below, the availability of these parcels for development
may include additional constraints based on Planned Development Master Plans and
Planned Unit Developments. The remaining 6,818 parcels lack certainty on their future
availability for development and include additional constraints such as subdivision
regulations, concurrency limitations, and the desire of the property owner to develop the
site. As shown in the table and map included in Appendix #3, the vacant parcels are subject
to varying Future Land Use and Zoning designations, and may or may not be developed as
residential uses. Due to the subdivision regulations, these parcels would not generally be
divided into smaller parcels and as such, we might expect approximately 1 unit parcel on
lots that develop as residential uses. Additional challenges that may influence development
of these parcels are noted below.
Efforts to Encourage Infill Development
The City has various incentives or inherent benefits that work to encourage infill
development, either built into Land Development Code or other fee structures such as
traffic concurrency or utility fees. Some of the more notable efforts to encourage infill are
included below:
Environmental Management Ordinance Incentives
• On redeveloped sites, developers have the ability to claim existing impervious area
(asphalt, concrete, etc.) to reduce or eliminate stormwater management
requirements.
• Redevelopment projects on developed but vacant or underutilized sites typically
result in reduced tree clearing and grading, and ultimately reduced tree debit fees.
This further reduces Environmental Management Permit fees, which is not an
explicit incentive but is a significant financial benefit for a developer.
• Redevelopment of sites that involve no or minimal addition of impervious area have
the option of reducing or eliminating some urban forest and landscape standards
that would otherwise apply to new development.
Zoning and Land Use Incentives
• There is flexibility in parking requirements for redevelopment projects citywide, but
additional parking flexibility within the MMTD. In the MMTD, projects can have
significantly reduced parking and count any public parking within 1,000 feet of the
projects towards their parking requirements. In the most intense zoning district,
Central Core, there is no minimum parking requirement.
• The MMTD (where any project would be considered infill) is the only area in the city
that has density bonus incentives for market-rate housing.
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•
•

•

The MMTD allows for flexible site design such as reduced setback requirements and
higher lot coverage allowances. This makes more of the property developable and
allows for creative site design that meets the goals of the MMTD.
For the conversion of hotel/motel rooms to livable units, the density is only
calculated at a 3:1 ratio instead of 1:1. This makes it more feasible for developers to
convert blighted hotel/motel properties into housing without conflicting with zoning
district or Comprehensive Plan density requirements.
Any single-family residential property is eligible for the construction of an accessory
dwelling unit (ADU) on its property. Within the MMTD, duplex properties can
construct an ADU as well. This achieves the goals of providing for infill housing in a
way that serves the needs of residential property owners, expands the locally
available housing stock, and maintains the neighborhood sense of place.

Other
• Redeveloped sites receive tap fee credit for existing water and sewer taps, whereas
construction on an undeveloped property requires payment of thousands of dollars
in water and sewer tap fees.
• For projects located within the MMTD, traffic concurrency impacts are weighted to
allow for flexibility in level of service ratings, resulting in a lower probability that a
developer will be required to pay any mitigation fees.
Challenges to Infill Development
While the analysis of vacant and potentially developable parcels indicated that there may
be sufficient land available to accommodate population projections, there are still notable
challenges to infill development that may not be evident in the analysis. Some of these
challenges include lot availability, subdivision regulations, concurrency, and opposition to
development.
Lot availability: It should be noted that “vacant and potentially developable” is not
synonymous with “available for development.” Private property is, of course, subject to the
desire of the owner to sell, real estate market factors, and environmental constraints that
may make a parcel unavailable or poorly suited for development.
Subdivision Regulations: Subdivision regulations may present challenges to infill
development with regards to accommodating projected population. For example, the Leon
County Land Development Code includes a Residential Preservation zoning district that
allows up to 6 dwelling units per acre. Regardless of this maximum density, the code states
“No newly created lot shall be smaller than the smallest lot of record approved as part of
the original recorded (platted) or unrecorded subdivision, or any approved reconfiguration
or re-plat that may have occurred consistent with the land development regulations in
effect at that time.” Therefore, the maximum density is driven by the size of other parcels
instead of by the maximum density allowed by the zoning district. The City’s Land
Development Code includes similar provisions. The City’s subdivision regulations include a
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provision that, “Lots created by re-subdivision of an existing lot in a recorded or unrecorded
residential subdivision zoned residential preservation (RP-1 or RP-2), single family detached
residential district (R-1 or R-2) or planned unit development (PUD) within the residential
preservation future land use category shall be no more than ten percent smaller than the
median size of all other lots in the subdivision, as originally platted in a recorded or
unrecorded plat, and no less than the minimum lot size allowed by residential zoning and
land use maps. If a subdivision was developed in phases, the median size of lots shall be
determined by the lots in the phase affected by the proposed re-subdivision.”
Concurrency: Development may be limited by the availability of infrastructure and services.
As development is proposed, their impacts on infrastructure and services are calculated and
may require concurrency payments to mitigate these impacts. Limitations in terms of
capacity and/or mitigation requirements may limit development and redevelopment
potential.
Phasing and Process Requirements: The timing of development being allowed can be
delayed because of specific requirements for certain developments. For example, the
Welaunee Arch Master Plan includes specific phasing requirements. While the Arch allows a
maximum of 12,500 dwelling units, the entire Welaunee Arch is not available for
development at once. To promote coordination of development with the provision of Urban
Services, the Welaunee Arch Master Plan established three phases that have specific
thresholds that must be met before development may begin in the subsequent phase.
While there are benefits to this approach, this requirement also means that the entire Arch
is not available for development and that the maximum of 12,500 units would be
constructed over a longer period of time. Additional processes that impact the timing of
development are the requirements of implementing Planned Development Areas. For
example, the Welaunee Heel is allowed a maximum of 2,107 residential units according to
the adopted Critical Area Plan; however, one or more Planned Unit Developments (PUD)
must be completed and approved before site plans or subdivisions can be approved.
Because the PUD would be the implementing zoning for the property, the total number of
residential units may end up being lower than the maximum allowed by the Critical Area
Plan. The Welaunee Critical Area Plan also requires stormwater facilities master plans for
the Heel and for the Arch. These stormwater facilities master plans must be completed for
the respective areas before PUDs for those areas may be approved. Only after these steps
have been accomplished can site plans and subdivisions be approved followed then by
permitting and construction. While there are benefits to this approach, these requirements
do lengthen the process and therefore the time required before any construction can begin
on these sites.
Neighborhood Opposition: Development and redevelopment may receive opposition from
neighboring residents. This opposition may influence the type, density, and intensity of
development. In many cases, infill development receives more neighborhood opposition
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due to the higher numbers of neighbors as compared to development located further away
from urban areas.
Other Considerations
Mixed-Use Districts: It should be noted that some land use categories allow for residential,
commercial, or a mix of uses, so it is difficult to predict how a property will be developed
and the impact it may have on population accommodation. For example, the Suburban
Land Use category allows for commercial and/or residential development. The resulting
development is typically determined by the zoning district, though some zoning districts,
such as Office-Residential district, also allow commercial, residential, or a combination of
both. While these mixed-use categories provide for desirable development patterns, it can
be difficult to determine how they are included in analyses of population accommodation.
Housing Types: Another consideration for population accommodation is the types of
residential development available and allowed (single-family detached homes, townhomes,
duplexes, multiplexes, apartments, etc.). The mix of housing needed in a community is
influenced by a variety of factors. These factors range from general market demand to
decisions made by local governments. For example, the Rooming House Ordinance was
approved by the City in 2000 to prevent student rentals from locating in existing, lowdensity single-family neighborhoods. This policy redirected student housing away from
existing neighborhoods thereby increasing the need for student housing elsewhere. Other
factors include consideration for housing types that allow people to age in place or that are
located near transit and other services that allow residents from all incomes to live where
they play, shop, and work. Often called “missing middle” housing, this housing provides
solutions along a spectrum of affordability to address the mismatch between available
housing stock and shifting demographics combined with the growing demand for
walkability. The trend toward adjusting residential code to allow for accessory dwelling
units is a successful example of providing mixed housing types within established residential
neighborhoods without impacting the overall sense of neighborhood in these areas.
In summary, numerous factors go into planning for population growth. These factors
include having an adequate acreage of land in land use categories that allow for residential
development, acknowledging growth priorities such as the Comprehensive Plan policies
encouraging infill development, minimizing the premature conversion of rural areas into
urban development, the desire to develop housing in the southern areas of the city and
county, addressing challenges to managing growth, and anticipated needs for diverse
housing types and affordable housing options.
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H. CONCLUSION:
Based on the above analysis, Planning Department staff recommends approval of the
amendment request for the following reasons:
•

Amending the Future Land Use Map (Map 2 and Map 3) of the Tallahassee-Leon County
Comprehensive Plan to extend the Urban Services Area to include the subject sites
would be consistent with Objective 1.1 [L], Policy 1.1.1 [L], and Policy 1.1.11 [L] of the
Tallahassee Leon County Comprehensive Plan.

I. APPENDICES:
APPENDIX #1: USA BOUNDARY AMENDMENT MAPS
APPENDIX #2: COMPREHENSIVE PLAN POLICIES
APPENDIX #3: VACANT AND POTENTIALLY DEVELOPABLE PARCELS

LTA202201: April Rd., Woodville Hwy, and Southwood Plantation/USA Modification
Page 15 of 21

APPENDIX #1: USA BOUNDARY AMENDMENT MAPS
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APPENDIX #2: COMPREHENSIVE PLAN POLICIES
Objective 1.1: [L]
(EFF.7/16/90; REV. EFF. 7/26/06; REV. EFF. 12/24/10)
Direct development to those areas which have in place, or have agreements to provide, the
land and water resources, fiscal abilities, and the service capacity to accommodate growth
in an environmentally acceptable manner. This shall be accomplished in part through the
establishment and maintenance of an Urban Service Area (USA) concept. This Urban Service
Area (USA) concept is based upon a desire to have Tallahassee and Leon County grow in a
responsible manner, with infrastructure provided economically and efficiently, and
surrounding forest and agricultural lands protected from unwarranted and premature
conversion to urban land use. An urban service strategy provides for well-managed, orderly
growth, which preserves natural resources and promotes fiscal responsibility. The location
and size of the USA shall be depicted on the Future Land Use Map and is based upon the
area necessary to accommodate 90% of new residential dwelling units within the County by
the Plan Horizon; the ability to provide urban infrastructure; and, the presence of
environmentally sensitive lands and water bodies, requiring protection from the impacts of
urban development.
Policy 1.1.1: [L]
(REV. EFF. 7/20/05)
In order to discourage urban sprawl, new development shall be concentrated in the urban
service area plus in the Woodville Rural Community future land use category and the rural
communities of Capitola, Chaires, Ft. Braden and Miccosukee, as designated on the future
land use map.
Policy 1.1.8 [L]
(REV. EFF. 7/26/06; REV. EFF. 12/24/10)
The size of the USA is related to the projected fiscal capacity of the local government to
provide urban infrastructure. An assessment of changing conditions over the 20-year period
of the plan is built in through the required seven year Evaluation and Appraisal Report (EAR)
and the annual capital improvements process. The integrity of the USA concept is maintained
by strict adherence to the premise of not funding or scheduling major capital improvement
projects outside the USA, Rural Communities or the Woodville Rural Community in
conjunction with a policy of discouraging premature use and underutilization of land
designated for urban development. Additionally, the size of the USA should be limited to
reflect the ability of the public to provide infrastructure, limitations of environmental
constraints and existing development and to provide for a phasing mechanism to the Plan
Horizon. The area within the USA is sized to accommodate approximately 50% more vacant
land than is necessary to accommodate the population growth expected within the USA from
1993 to the Plan Horizon. It is expected that a USA sized 50% larger than our vacant land
needs will provide sufficient constraint for growth management policies to be effective, while
not over constraining the supply of vacant land.
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Policy 1.1.11: [L]
(REV. EFF. 3/14/07; REV. EFF. 1/7/10)
The growth management strategy of the Tallahassee-Leon County Comprehensive Plan is
designed to be implemented by a series of instruments which include:
1) An Urban Service Area strategy to guide and coordinate land use densities and
intensities with the availability of capital infrastructure and to discourage urban
sprawl.
2) A Land Use Map to graphically distribute broad categories of land use and allowable
densities and intensities. In conjunction with the Land Use Map, an environmental
overlay system has been included which depicts the general location of
environmental features which are to be preserved as required by the Conservation
Element, or to which development limitations will apply as identified in the
Conservation Element.
3) A Future Right-of-Way Needs Map to graphically represent planned future
transportation projects in the City of Tallahassee (City) and Leon County (County)
and a table of projects indicating the project termini and access classifications. This
map, table, and corresponding land development regulations are intended to
provide a basis for coordinating new development with the provision of
transportation facilities by designating corridors where the construction and
improvement of transportation facilities is expected. Objectives and policies related
to the Future Right-of-Way Needs Map are provided in the Transportation Element.
(EFF. 7/1/04) 4) Commercial Site Location standards, which apply to certain Future
Land Use Categories other than Central Core, Central Urban, Village Mixed Use,
Suburban, Bradfordville Mixed Use, Planned Development and Woodville Rural
Community shall be implemented through the Land Development Regulations, are
intended to integrate commercial land uses into the transportation network and
development patterns in order to assure accessibility by the general public. (REV.
EFF. 3/14/07; REV. EFF. 1/7/10)
4) Land Use Category Summaries for each Future Land Use which in conjunction with
the land use map provide the allowable densities and intensities of uses use on
specific sites.
5) The Planned Development Future Land Use Category applies to large land holdings
that will be developed for a mix of land uses. (REV. EFF. 3/14/07)
6) Descriptions of eight different Mixed Use development patterns which establish
development pattern intent, allowed density and intensity, development pattern
location criteria, and development pattern access criteria within the Bradfordville
Mixed Use Category (see Objective 1.7) (REV. EFF. 3/14/07)
7) Goals, Objectives and Policies which further add guidance by outlining courses of
action to be taken in conjunction within the instruments listed above to further
assure implementation. These instruments do not act independently of each other.
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Rather, they combine to form a set of parameters in which land use decisions are
made consistent with a growth management strategy designed to address the issues
important to the community.
Policy 2.2.1 [L]
(REV. EFF. 6/28/95; REV. EFF. 7/26/06; REV. EFF. 5/31/18)
INTENT
Leon County’s agricultural and silvicultural lands have a long and productive history. They
have served as both a source of food and materials for urbanized areas of the County and as
a significant economic engine for the region. Decades of suburbanization have dramatically
reduced the amount of arable land available for agriculture and silviculture within the
County. These lands are now at a premium and require protection to ensure that they
remain viable, unfragmented, and productive for future generations.
The intent of the Rural category is to maintain and promote agriculture, silviculture, and
natural resource-based activities, to preserve natural systems and ecosystem functions, and
to protect the scenic vistas and pastoral development patterns that typify Leon County’s
rural areas. Typical land uses within this category shall include agriculture, silviculture, and
natural resource-based activities. Due to the very low intensity development pattern that is
intended for the category, urban services are not planned or programmed for the area.
To promote infill and redevelopment within the Urban Service Area (USA) and Rural
Communities, higher density residential, and non-residential activities that are not
functionally related to and supportive of agriculture, silviculture and other natural resource
based activities shall be prohibited within the Rural category.
ALLOWABLE USES, DENSITIES, AND INTENSITIES
1. Residential
The Rural category shall allow for single family residential uses at a maximum density of one
(1) dwelling unit per ten (10) gross acres.
2. Non-residential
Agriculture, silviculture, and other natural resource based activities shall comprise the
primary non-residential uses within the Rural category.
Consistent with Florida’s Right to Farm Act, bona-fide agricultural uses, on land classified as
agricultural land by the Leon County Property Appraiser, shall not be subject to a
nonresidential intensity limitation.
Non-residential uses functionally related to and directly in support of agricultural,
silvicultural, and other natural resource based activities, including ecotourism activities,
may be permitted at a maximum intensity of 2,000 sq. ft. per gross acre. The location of
such uses shall be limited to the intersection of major collector and arterial or arterial and
arterial designated roadways. Total development at any one intersection shall not exceed
10,000 sq. ft.
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To ensure that such uses are developed in a manner that is compatible with the rural nature
of the area, additional standards and limitations shall be included in the land development
code.
3. Community and Recreational Facilities
Community services and recreational uses may be permitted provided they are compatible
with the natural and rural surroundings. Facilities associated with these uses may be
permitted at a maximum intensity of 2,000 sq. ft. per gross acre.
Active recreational uses not functionally related to or supportive of agriculture, silviculture,
natural resource based, or ecotourism activities, including, but not limited to golf courses,
drag strips, and racetracks for motorized vehicles, are prohibited.
To ensure that such uses are developed in a manner that is compatible with the rural nature
of the area, additional design standards and limitations shall be included in the land
development code.
SPECIAL CONDITIONS
The following special conditions shall apply to the Rural future land use category:
1. Development proposals within the Rural area shall be evaluated for compatibility with
adjacent agricultural uses and shall consider the land management activities associated with
such uses. Development that is incompatible with agricultural uses, or has the potential to
fragment, encroach upon, or displace such uses, shall not be permitted.
2. Property within the Rural category shall not be converted to a more intense land use
category unless the subject site adjoins the Urban Service Area or a designated Rural
Community.
3. Non-residential and light infrastructure development shall be subject to design standards
that preserve the scenic and rural character of this category and protect existing rural
residential development from offsite impacts of non-residential development. Design
standards shall include, but not be limited to, signage, lighting, parking, landscape buffers,
and building materials.
4. Existing uses and structures listed on the local or national historic register at the time of
adoption of this amendment shall be considered conforming.
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